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Chapter  1: Introduction

The County's resilient economic vitality
generates tremendous challenges in the
housing market.  Home prices and rents are
rising faster than incomes and this trend is
threatening the economic and social vitality of
the region.  Miami-Dade County, like many
metropolitan areas nation wide, is
experiencing a housing affordability crisis.
This crisis will threaten our economic
development and the social fiber of our
community if steps are not taken to reverse
some of the forces driving the crisis.  
The purpose of this report is to compile the
existing information and generate some new
insights into the nature of the crisis to assist
the Housing Policy Working Group, and the
various task forces under development with
the mandate of addressing the community
housing needs.   As mentioned below, this is
a work in progress.  It raises questions as well
as provides some answers.  Working
together, the County and its community
partners will use this as a baseline document
to build the knowledge base necessary to
address this complex issue. 

Defining  Affordability

Housing affordability is generally defined as
the capacity of households or families to
afford housing without spending more than 30
percent of the household income on housing.
This is the standard definition utilized by the
United States Department of Housing and
Urban Development and followed by most
state programs administered through the
State of Florida's Housing Finance
Corporation (FHFC) and the Department of
Community Affairs.  

A  Note  on  Methodology

Miami-Dade County consists of a wide variety
of communities across 35 municipalities and
an expansive unincorporated area.  For most

of the data presented here, we use the Major
Statistical Areas as the units of analysis.
These areas are, in turn, comprised of Minor
Statistical Areas that are sometimes utilized to
breakdown the variables further. The Miami-
Dade Standard Metropolitan Statistical Area
(SMSA) consists of seven Major Statistical
Areas, each of which is comprised of smaller
Minor Statistical Areas.  Although the
Commission Districts do not fall neatly along
these dividing lines, the MSAs are useful in
categorizing the general dynamics within
Districts.  Figure 1 shows how the Districts
and the MSAs line up.
The report includes several Appendixes which
are referenced where appropriate in the body
of the study.  These Appendixes contain
essential documents produced by the County
or community organizations on the theme of
affordable housing.  The Department of
Planning & Zoning (DP & Z)  issued a concise
analysis of the housing dilemma in 2004.  The
report, entitled Housing Element: Support
Document is included in Appendix 1 of this
document and will be referenced when
appropriate in the body of this report.  The
maps created by the DP&Z to visually present
some of the data are also reproduced.
Reports produced by The Beacon Council,
The Human Services Coalition, The Research
Institute on Social and Economic Policy of
FIU, Miami Economic Associates, Inc, as well
as the Office of the Miami-Dade County
Manager, are included in the Appendixes.
The affordable housing legislation approved
by the State legislature is also included as an
Appendix.

Chapter  2:    Demographic  and
Economic  Trends:  Overview

Population  Growth

For decades, Miami-Dade County has
experienced rapid population growth.  As
shown in Table 2.1, projections placed the
2005 population over the 2.4 million mark, up

EEXXEECCUUTTIIVVEE SSUUMMMMAARRYY



almost 150,000 from 2000.  During the 2005-
2015 decade, population growth is
anticipated to average 33,000 per year and
during the succeeding decade 32,000.  The
three million mark will be eclipsed by 2025.
• Between 1970 and 2000, more than half the

growth occurred in just two MSAs, numbers
3 and 6 with number 5 a distant third.
Together these three were the location for
70.1 percent of the gain.  

• For the next 25 years, the expectations are
that two of these MSAs, 3 and 6 will
continue to lead the way with MSA number
7 gaining rapidly as well.

• Migration, and specifically international
migration, drives the changes in population
in our area.

Job  Growth

• From 2001 to 2003, the number of private
jobs in the County declined from 1,149,538
to 1,141,006, a slight decrease of
approximately three-quarters of a percent.  

• Government employment during the same
period grew by almost three percent; from
155,599 to 159,841 employees (Table 2.3).

• Since private sector jobs form the basis of
the local economy, these figures translate
into a slight decrease of employment during
these three years.

• Unemployment rates remained relatively
low (Table 2.4).

• Average Annual Wages paid were the
second highest in the State (Table 2.5). 

• The County ranks in the lower quartile of
wage growth and next to last in job creation
among the 20 MSA in the State (Tables 2.6).

• From 2002 to 2004 the County created the
second fewest number of jobs and ranked
15th out of 20 in wage growth among the
State's MSAs (Table 2.7). 

• While the County's per capita income and
wages rank high among State MSAs, its
growth ranks in the lower quartile.

• Wages increased from $36,565 in 2000 to
$38,800 in 2004, a gain of 6.1 percent.

• The different income fates among the
occupations is evident from Figure 2.6.   The
average hourly wage of computer and
information systems managers, for
example, rose over 19 percent from 1999 to
2004 while the hourly wage of police officers
climbed less than half of that, 8.5 percent,
over the same period.

• Table 2.9 shows the income profile of the
county by occupation. We can assign these
occupations into three categories: Low
Wage Occupations, Moderate Wage
Occupations, and High Wage Occupations.  

• Eight occupational categories fall within the
low paying category, another eight are
considered high paying and five are of
moderate wage levels.  

• The higher wage categories employ fewer
than 200,000 employees while the lower
wage occupations employ over 500,000
employees.  The wage disparities in our
communities can present a formidable
challenge when dealing with the housing
problems facing the county.  

Chapter  3:  Putting  up  the  Walls

Residential development is occurring in
Miami-Dade County at a pace not seen since
the 1970s.  The total housing units authorized
by building permits have increased steadily
since 2003.  
• From 2003 to 2005, an average of 10,808

units were authorized per year county wide.
• Figure 3.1 shows that in the past three years

about 72,000 new housing units have been
allowed.  

• While in 2003 most units allotted permits
were single family homes, by 2005, 64
percent of the units were multi-family
structures.  



• The building boom in the City of Miami
accounted for 30 percent (22,000) of the
units built during this period but the City of
Homestead captured 12 percent (8,600
units) of the growth.  

• Single-family dwellings dominated
construction in Homestead and the
Unincorporated areas of Miami-Dade
County (Figure 3.2).

• The American Community Survey
conducted by the Census Bureau reports
906,877 units of housing stock available in
Miami-Dade County in 2004. This is a net
increase of 135,589 from 2000, or 15
percent (Table 3.1).

• According to Census figures, vacant
structures have increased significantly since
2000 after a decade of decline. It's unclear
why this increase has occurred.

• More than 55.9 percent of the units have
been built since 1970, thanks to an
unprecedented boom in construction in the
early 1970s (Figure 3.4) and close to three-
fourths have been built since 1960. 

• Overcrowding is persistent, although not as
pervasive a problem as during the 1990s. In
2004, according to the American Community
Survey, the number of over crowded units is
6.2 percent (Figure 3.5).   While still a higher
average than the State or the nation, it drops
Miami-Dade into 20th place nationally (from
first place during the 1990s).

Chapter  4:  The  Boom  in  Home  Sales

The cost of housing in Miami-Dade is high
and increasing.  Between 2000 and 2004,
average housing costs for both renter and
owner occupied housing units were on the
rise.
• Renters who paid an average of $647 in

2000 spent $130 more ($777) in 2004, while
homeowners went from paying $1,206 each
month to $1,336.

• From 2000 until 2004, sale prices for new
single-family homes condominiums
increased by 30 percent while the selling

price for used single family homes and
condominiums soared by over 70 percent
(See Figures 6.1 and 6.2).

• In 2004, for the first time in five years, used
single-family homes out-priced the sale of
new single family units by $30,000, selling
for $283,000.  Used condominiums, on the
other hand, continued to sell for less than
new condominiums.

• These housing costs place Miami-Dade
County among the top 100 most expensive
home ownership markets, according to the
data from the American Communities
Survey, and the most expensive in the State,
slightly ahead of the traditional leader, Palm
Beach County.

• Analysts consider that most of the increase
in cost of housing at the national level is due
to the appreciation in the value of land,
particularly in areas where residential
development opportunities are limited.  A
recent Federal Reserve Board study
concluded that the price of residential land
nation wide has increased almost 250
percent over the past three decades while
replacement cost of homes remain virtually
unchanged after adjusting for inflation.

• The data was not collected, for this report,
for a conclusive evaluation of the role played
by land cost in the rising cost of housing in
our community.  What can be said is that in
the Miami-Dade market, the hard cost of
building a house, excluding the cost of land,
has increased approximately 56 percent in
the last six years. Table 4.4  shows a
comparison of the hard costs of building a
home.

• Incomes are not keeping up with this
escalation. Average wages rose 6.1 percent
between 2000 and 2004. Based on figures
from the Appraisal and Real Estates
Economics Associates (A.R.E.E.A.) the
average home prices for used units
increased 59 percent over the same period
and new units increased by 32 percent.



Chapter  5:    Housing  Affordability
Gap
• As of 2000, 45 percent of the County's

families were low income by federal
standards (with incomes below 80 percent
of the area's median).  

• Of these 29 percent (222,747 households)
had very low incomes (below 50 percent of
the county's median).

• In 2000, a median cost home was valued at
$124,000, nearly 3.5 times the median
yearly household income.

• Four years later, in 2004, a median home's
value, of $193,906 was more than 5 times
the household median yearly income of
$37,025.  

• In 2000, a first time buyer needed an income
of $75,491 to afford an average priced new
home.   By 2005, that same first time buyer
would need an income of $114,354 (54
percent higher) to buy an averaged priced
new home.

• In 2000, a first time buyer would need an
income $55,280 to buy the median price of a
single-family home. That corresponds to 36
percent of the households in Miami-Dade
County.  

• By 2004, a first time buyer would need an
income of $109,560 to buy the median price
single-family home.  Only 10 percent of
households in 2004 could afford a median
price home.  In other words, a median
income family can no longer afford a median
price house.

• There have been periods in our history when
housing values have had dramatic
increases.  Between 1970 and 1975 housing
values increased by 160 percent.  Yet that
increase was accompanied by a
proportional increase in wages. The
increase in housing costs between 2000 and
2004 has been the largest without a
corresponding raise in the median income
level (Figure 5.1).

• As Figure 5.2 shows, a household supported
by a full-time elementary school teacher
would find the purchase of a home to be a

risky financial proposition.  The teacher
could afford, by paying 30 percent of the
income, a two bedroom apartment.  Figure
5.3 shows how far below the ownership bar
other occupations fall.  It seems clear that
the region's lower wage earning families are
being squeezed out of the ownership
market.  

• Some analysts suggest that using a
countywide median income, whether based
on family or household or composite income
measures, serves to hide the stratified
nature of our "income" communities.  

• Table 5.2 uses 2000 Census data to show
how residents living in different areas of the
county share divergent "median income"
fates.  

• The Median Family Income of residents in
the Liberty City area, for example, is
approximately 42 percent of the County
median.  The Carol City and Kendale Lakes
areas approach the county median at 93
and 96 percent respectively.

• In 2004, 58 percent of Miami-Dade County
renter and owner-occupied households paid
30 percent or more of their annual
household income on housing. (Figure 5.4)
This percentage is higher than the United
States, the State of Florida and both
Broward and Palm Beach Counties.

• A resident of Miami-Dade earning minimum
wage in 2004 ($6.15) could afford a monthly
rent of no more than $320.  A two bedroom
unit at the area's fair market value cost $929
at the time.  Table 6.4 presents the most
recent data on the affordability profile of the
families in Miami-Dade County.

• Data provided by the County Property
Appraiser to MEAI indicates that during
2004 and 2005 a total of 248 projects,
containing approximately 25,500 units, were
converted from rental to ownership
structures.  The projects are listed in
Appendix 3.

• The 70 largest projects, each containing 100
units or more, accounted for 21,246 (83.4
percent) of the 25,500 units converted.



• The MEAI analysis concluded that none of
them provided any significant number of
units for households with incomes from 0 to
49.9 percent of Area Median Income (AMI).
To the extent that they provided any, the
units were efficiencies.

• The preponderance of the units in over one-
third of the projects (25) were not affordable
to households with incomes at or below 140
percent of AMI with remainder generally
affordable only to households with income
from 120 to 140 percent of AMI.

• Portions of the remainder of units in the 70
larger projects…were affordable in terms of
rental rate to households with incomes from
50 to 79.9 percent of AMI.  However, those
affordable to the households in that group
were generally the efficiency and 1-bedroom
units. The larger units were generally only
affordable to households with incomes from
80 to 140 percent of AMI (Appendix 3, p.4).

• Based on this analysis, MEAI concluded that
the condominium conversions conducted
during the last several years have had a
negative impact on the supply of
affordable/workforce housing.  

Chapter  6:  Anticipating  the  Need

• Very-Low income households will increase
from 25.6 percent of all households in 2000
to 25.7 percent by 2025. 

• At the same time, Upper-Middle and High-
income households will decrease from 32.5
percent to 32.3 percent over the period. 

• An overwhelming majority of new
households (61.9 percent for the period
between 2000-2015) will be concentrated in
Major Statistical Areas 3, 6, and 7. For the
period between 2015 and 2025, these three
MSAs will account for 58.8 percent of all
new households. 

• In total, the projected demand for housing
units with allowance for vacancy is 10,609
units per year through the year 2015 and
11,018 units per year during the 2015-2025
period.

• Very-Low and Low-income households will
require 2,539 and 1,571 units a year through
2015 and 3,213 and 1,759 units a year from
2015 to 2025 in each of these groups,
respectively.  It is these households that will
be the key to meeting the needs of that
segment of the market not adequately
served by the private sector.

Chapter  7:  Catching  Up-PPublic
Policy  and  the  Housing  Affordability
Crisis

• There is a keen recognition among the
public officials in our County that some
actions must be taken, by public and private
concerns, to ameliorate the housing
problems facing our residents.

• Housing has an impact on, and is affected
by, economic conditions.  Companies and
employees look at the housing variable
closely when considering relocation options.
As The Beacon Council's report points out,
"…economic growth is at high risk when
population, income and job growth are not
supported by an adequate and/or affordable
housing supply."

• The housing crisis has an impact on
families, children and education.  Our best
efforts to improve the quality of classroom
education won't have the desired effect if
school children don't have a place to sleep,
study and eat meals with their parents and
guardians.

• There are housing elements also linked to
public health issues.  The World Health
Organization has linked overcrowding to
physical and mental health issues, disease
transmittal, and higher stress related
problems; all public health concerns for our
community.

• Affordable, decent and safe housing
preserves and strengthens our
neighborhoods.  

• To deal with a countywide problem, there is
need of a countywide vision and action plan
developed and carried out by groups
representing the many constituencies of



Miami-Dade County.  With this in mind, the
County Manager has revitalized the Housing
Policy Work Group to work with government,
business, housing industry and community
groups, as well as work with a proposed task
force under consideration by the County
Commission. 

• There are a number of internal County housing
program reviews and realignments that must
occur to properly address some of the
challenges on the affordable housing. 



Chapter  1:  Introduction

By most accounts, Miami-Dade County is
experiencing more than a decade of economic growth.
Employment figures are impressive and the tourist
industry’s robust recovery from the near collapse
following 9/11 has added fuel to the engine of economic
vitality.  Healthy population growth has revalidated the
County as an attractive destination for workers with a
variety of skills.

The County’s resilient economic vitality generates
tremendous challenges in the housing market.  Home
prices and rents are rising faster than incomes and this
trend is threatening the economic and social vitality of
the region.  Miami-Dade County, like many metropolitan
areas nationwide, is experiencing a housing
affordability crisis. This crisis will threaten our economic
development and the social fiber of our community if
steps are not taken to reverse some of the forces
driving the crisis.

The purpose of this report is to compile the existing
information and generate discussion about the nature
of the affordable housing crisis. The document is
designed to assist the Housing Policy Working Group,
and the various other task forces under development,
in their work as they address the community housing
needs. 

In this section we will define the operational terms
utilized throughout the report in analyzing the housing
situation in Miami-Dade County as well as the general
aspects of the methodology utilized in the analysis. 

Defining  Affordability

Housing affordability is generally defined as the
capacity of households or families to afford housing
without spending more than 30 percent of the
household income on housing.  This is the standard
definition utilized by the United States Department of
Housing and Urban Development and followed by most
state programs administered through the State of
Florida’s Housing Finance Corporation (FHFC) and the
Department of Community Affairs.  Some analysts have
criticized the definition for its inability to adjust to
households which can afford to pay a higher portion of
the income without suffering hardships as well as for
those households who would be hard pressed to pay
even 10 percent of their income without forgoing other
basic necessities. Nevertheless, the definition is a
standard measure of need.

In each of the following chapters we will present
information gathered from a variety of reliable sources
hoping to shed some light on the social and economic
forces fueling the affordable housing challenges facing
our community.  Because of the nature of the existing
data, the bulk of the analysis is conducted at the
County level.  (See Methodology).

Chapter 2: presents an overview of the economic
trends and demographic conditions
fueling the growth of Miami-Dade
County since 1990. 

Chapter 3: examines the impact of this growth on
housing availability in the County and
the condition of the available housing
stock.

Chapter 4: focuses on the price spiral evident in
the rising costs of housing, particularly
housing designed for ownership in the
County.

Chapter 5: presents how the increasing
affordability gap is having an impact
on residents of the County as they
struggle with the rising prices of
housing and the stagnant nature of
incomes.

Chapter 6: reviews the housing needs projected
by the County’s Planning and Zoning
Department and the Office of
Community and Economic
Development.

Chapter 7: reviews the County programs that are
attempting to deal with these issues
as well as the recommendations that
have been made, and strategies that
are being implemented. 

Ultimately, this is a work in progress. To fully
understand the social forces contributing to the housing
crisis, a complete analysis of the forces and policies
driving housing supply, housing demand and how
public/private partnerships can be developed to
address the issue is needed. This analysis has to be
undertaken not at the aggregate level of the county but
at the community and district level. Research indicates
that Miami-Dade County is one of the most segregated
metropolitan areas in the nation.  Ethnic groups and
often income groups live in relative isolation from each
other. This segregation has an impact on housing
policy as well, although to what degree is an empirical
question that can not be answered here. The wheels
are now in motion for community involvement in solving
this issue. In this process, many answers to existing
questions will be revealed.

A  Note  on  Methodology

Miami-Dade County consists of a wide variety of
communities across 35 municipalities and a sprawling
unincorporated area.  For most of the data presented
here, we use the Major Statistical Areas as the units of
analysis.  These areas are, in turn, comprised of Minor
Statistical Areas that are sometimes utilized to
breakdown the variables further.  The Miami-Dade
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SMSA consists of seven Major Statistical Areas, each
of which is comprised of smaller Minor Statistical Areas.
Although the Commission Districts do not fall neatly
along these dividing lines, the MSAs are useful in
categorizing the general dynamics within Districts.
Figure 1 shows how the Districts and the MSAs line up.

Much of the available data on housing affordability
has been developed by the Department of Planning
and Zoning (DP & Z) and is based on either the 2000
Census or the 2004 American Community Survey.
These data have different limitations. The Census,
although the most comprehensive data set available, is
almost six years old. The housing crunch in our County
started to gain momentum after the publication of the
Census.  Although DP&Z projections are respected for
their accuracy, the Bureau of the Census specifically
realized the need for local governments to develop
more efficient planning tools by instituting the American
Community Survey. The ACS is a yearly sampling of
key metropolitan areas in the country and serves a
much needed role in updating critical social,
demographic, economic and housing data.
Unfortunately the 2004 sample of the ACS is too small
to break down into MSAs or Districts without losing
significant accuracy.  It can be used at the County level,
with some confidence, however, and that is how you’ll
see the ACS data presented here. The 2005 ACS
sample, to be released in August of this year, is
considerably larger and will allow for more subtle
manipulations. We will update this data as this and
other information become available.

The report includes several Appendixes which are
referenced where appropriate in the body of the study.
These Appendixes contain essential documents
produced by the County or community organizations on
the theme of affordable housing. The DP&Z issued a
concise analysis of the housing dilemma in 2004.  The
report, entitled Housing Element: Support Document is
included in Appendix 1. The maps created by the DP&Z
to visually present some of the data are also
reproduced. Reports produced by The Beacon Council,
The Human Services Coalition, The Research Institute
on Social and Economic Policy of FIU, Miami Economic
Associates, Inc, as well as the County Manager’s
office, are included in the Appendixes. The latest staff
analysis of the affordable housing legislation approved
by the State legislature is also included as an Appendix.

Acknowledgements

The County Manager’s Office would like to thank
the following individuals for their assistance and
support in the development of this document:

Department of Planning and Zoning
Diane O’Quinn
Manuel Armada
Oliver Kerr
Peter Rozek
Shereen Andrasek

Communications Department
Paula Musto
Victoria Arias

Miami-Dade County Building Department
Charles Danger, P.E.

Office of Strategic Business Management
Nicolette Grenell
Rowena Henry

Property Appraiser’s Office
Frank Jacobs

Miami Dade Housing Agency
Alphonso Brewster

Miami Economic Associates, Inc.
Andrew Dolkart

The Beacon Council
Jaap Donath, Ph. D.

The Human Services Coalition
Daniella Levine

2



Figure 1. 1

3



•Between 1970 and 2000, more than half the growth
occurred in just two MSAs, numbers 3 and 6 with
number 5 a distant third.  Together these three were
the location for 70.1 percent of the gain. 

•For the next 25 years, the expectations are that two of
these MSAs, 3 and 6 will continue to lead the way with

MSA number 7 gaining
rapidly as well.  These "big
three frontier" MSAs are
expected to accept 77.5 of
the population growth over
this period.  These "frontier"
MSAs border the county to
the west and south and, as
can be seen from Figure
2.3, will grow with some
dynamism. 

•The rank order of the size
of the seven areas does
not change much over the
projection period.  MSA 5
remains the largest,
number 3 vaults from
fourth to third, while
number 2 moves from third
to fourth.  MSA 4, the
Kendall area (MSA 6), and
MSA 7 remain second,
fifth, and sixth,
respectively, with MSA 1
remaining the smallest.

As has always been the case, all seven Major
Statistical Areas (MSA) will benefit from this growth, as
seen in Table 2.2 but not equally.  

Chapter  2:    Demographic  and  
Economic  Trends:  Overview

Population  Growth

For decades, Miami-Dade County has experienced
rapid population growth.  From 1910 to 1960, the
population nearly doubled in size every ten years.  The
1960s saw a 36 percent increase and an additional
333,000 people residing here.  The pace picked up
between 1970 and 1980 as an average of 36,000
people annually was added with the total reaching
1,626,000 in 1980.  Growth slowed in the '80s,
averaging 31,000 a year, but still pushing the total
resident population close to the two million mark.  That
level was reached around mid 1993, but Hurricane
Andrew arrived soon after and caused close to 60,000
people to move elsewhere.  After a relatively rapid
recovery, most people returned to their homes and
normal growth resumed.  

As shown in Table 2.1, projections placed the 2005
population over the 2.4 million mark, up almost 150,000
from 2000.  During the 2005-2015 decade, population
growth is anticipated to average 33,000 per year and
during the succeeding decade 32,000.  The three
million mark will be eclipsed by 2025.  The trend line, as
shown in Figure 2.1, is relentless.

Table 2.1

Resident Population Growth
Miami-Dade County, Florida, 1950-2025

Source:  U.S. Census Bureau, Decennial Census Reports, 1950-2000. All other years, Miami-
Dade County, Department of Planning and Zoning, Research Section, 2004.
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Source:  U.S. Census Bureau, Decennial Census Reports, 1970-2000. All other years,
Miami-Dade County, Department of Planning and Zoning, Research Section, 2004. 

Figure 2.1

Population Projections Miami-Dade County, 1960 - 2025
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Figure 2.2
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Table  2.2
Population Growth Major Statistical Areas

1970 to 2000 with Projections to 2025

Source:  U.S. Census Bureau, Decennial Census Reports, 1970-2000. All other years, Miami-Dade County, Department of Planning and Zoning, Research Section, 2004. 



Figure 2.3 briefly touches on a theme of many books and articles: the growth by migration of Miami-Dade
County.  Migration, and specifically international migration, drives the changes in population in our area.  While the
most recent Census report emphasizes the rebirth of internal migration as a factor for growth in the region,
international migration is expected to continue its contribution to the demographic profile of our community. 

Figure  2.3
Components of Population Change Miami-Dade

Job  Growth

Housing markets are driven by economic and demographic trends.  Since 1990, the economy of Miami-Dade
has been in an unequivocal upward turn (Figure 2.4).  Employment growth progressed steadily though the 1990s
and into the new century.  The unemployment figure, given the population growth of the county, signals a fairly
resilient job structure.  From 2001 to 2003, the number of private jobs in the County declined from 1,149,538 to
1,141,006, a slight decrease of approximately three-quarters of a percent.  Government employment during the
same period grew by almost three percent; from 155,599 to 159,841 employees (Table 2.3). Since private sector
jobs form the basis of the local economy, these figures translate into a slight decrease of employment during these
three years. 

Figure 2.4
Job Growth

Miami-Dade County, 1990-2003

Source: U.S. Department of Commerce, Economics and Statistics Administration, BEA
Miami-Dade County, Department of Planning and Zoning, Research Section, 2006.
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Table 2.3

Employment Miami-Dade County
2001-2003

Source: U.S. Department of Commerce, Economics and Statistics Administration, Bureau of
Economic Analysis/Regional Economic Information System. Miami-Dade, Department of
Planning and Zoning, Research Section 2006. Non-Farm Employment figures.

Over the last two years, however, the economic
picture presented by the data is an ambiguous one for
Miami-Dade County.  The County is among the
strongest as well as among the weakest in the State.  

•Unemployment rates remained relatively low
(Table 2.4). 

•Average Annual Wages paid were the second
highest in the State (Table 2.5).

•Yet, the County ranks in the lower quartile of wage
growth and next to last in job creation among the
20 MSA in the State (Tables 2.6).

•From 2002 to 2004 created the second fewest
number of jobs and ranked 15th out of 20 in wage
growth among the State's MSAs (Tables 2.7 - 2.8).

•This apparent economic slow down is occurring as
housing prices continue to rise and population
continues to increase. 

Table  2.4 
Unemployment Rates (2000 - 2006)

* Annual Average through March 2006
Source: Florida Agency for Workforce Innovation, Office of Workforce Information Services,
Labor Market Statistics,  in cooperation with the U.S. Department of Labor, Bureau of Labor
Statistics.
Miami-Dade County, Department of Planning and Zoning, Research Section.

Table 2.5

Average Wage in Each of  Florida's
Metropolitan Statistical Areas, 2004; and

Ranking Relative to Others

Source: Analysis of Quarterly Census of Employment & Wages (QCEW) Annual NAICS Files

Table  2.6
Rankings of Florida's 20 Metropolitan Areas

in 2004 Average Wage, Average Wage
Percentage Growth 2002-2004, and Job

Growth 2002-2004

Source: Analysis of Quarterly Census of Employment & Wages (QCEW) Annual NAICS Files
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Figure 2.5 
Average Annual Wages

Miami-Dade County, 1990 - 2004  (in 2004 dollars)

Source: Florida Agency for Workforce Innovation, Office of Workforce Information Services, Labor Market Statistics.
Miami-Dade County, Department of Planning and Zoning, Research Section, 2006.

Table  2.7

Number of Jobs, Percent Growth, and Job Growth Rankings for Florida and Florida
Metropolitan Statistical Areas, 2002-2004 (all industries)

Source: Analysis of Quarterly Census of Employment & Wages (QCEW) Annual NAICS Files



Income  Inequality  on  the  Rise

While the County's per capita income and wages
rank high among State MSAs, its growth ranks in the
lower quartile.  Wages increased from $36,565 in 2000
to $38,800 in 2004, a gain of 6.1 percent.

The different income fates among the occupations
is evident from Figure 2.6.  The average hourly wage of
Computer and Information Systems Managers, for
example, rose over 19 percent from 1999 to 2004 while
the hourly wage of police officers climbed less than half
of that, 8.5 percent, over the same period.  The over all
effect of this gap on income becomes clearer when we
look at the top earning professions compared to the
lowest earning professions.  The top five earners take
in over $140,000 per year while the bottom five survive
on less than $20,000 per year. 

Table 2.9 shows the income profile of the county by
occupation.  Using the yardstick utilized in Table 2.8 as
a guide, we can assign these occupations into three
categories: Low Wage Occupations, Moderate Wage
Occupations, and High Wage Occupations.  Using this
criterion, eight occupational categories fall within the
low paying category, another 8 are considered high
paying and five are of moderate wage levels.  It is worth
noting that the wage levels of the five moderate wage
occupations are much closer to the lower wage levels
than the higher side of the continuum.  Moreover, the
higher wage categories employ fewer than 200,000
employees while the lower wage occupations employ
over 500,000 employees.  All this by way of stating that
the wage disparities in our communities can present a

formidable challenge when dealing with the housing
problems facing the county.  

Wage trends across occupations, however, show
considerable variation. Figure 2.6 presents the average
hourly wage for some selected occupations.   Using a
wider view, the statewide data shows that while salary
increases are measurable for most occupations, the
Miami-Dade workers fared relatively poorly, compared
to the State overall. (Table 2.8).

Although the period of low inflation has assisted
those with the lowest increases over the last few years,
the current disparity is a serious concern.  Poverty and
near poverty conditions remain persistent. County
wide, poverty rates remained in the double digits, 18
percent.  Municipalities vary widely in this measure as
do Commission Districts. The persistence of poverty
and income inequality is troubling. We know that many
families with incomes above the poverty line are having
a hard time making ends meet.  The following chapters
will explore how rising housing costs are complicating
matters for low and moderate income households
trying to make it in today's economy.
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Figure  2.6

Gap in Miami-Dade County’s Wages (in 2004 dollars)
Selected Occupations

Source: Miami-Dade County, Department of Planning and Zoning, Research Section.
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Figure  2.7

Top Five and Lowest Five Earning Occupations
Miami-Dade County, 2004

Source: Miami-Dade County, Department of Planning and Zoning, Research Section, 

Table 2.8

Percent Growth in Total Annual Wages in High and Low Paying Industries for Florida and
Florida Metropolitan Statistical Areas, 2002-2004 

Source: Analysis of Quarterly Census of Employment & Wages (QCEW) Annual NAICS Files

*High Wage refers to jobs that pay more than 10% above the 2004 average wage for all industries ($38,621).  Those industries are (in ascending wage order) Transportation and Warehousing ($40,
225); Manufacturing ($42,454); Public Administration ($43,034); Mining ($46,885); Financial Activities ($49,487); Wholesale Trade ($50,366); Information ($50,760): Professional, Scientific and
Technical Services ($53,089) Finance and Insurance ($56,104); Utilities ($63,818) and Management of Companies and Enterprises ($71,269).

**Low Wage refers to less than the wage that is 10% below the 2004 average annual wage for all industries ($31,599). Those industries are (in ascending wage order:
Accommodation and Food Services ($15,936); Leisure and Hospitality ($18,485); Agriculture, Forestry, Fishing and Hunting ($20,573); Natural Resources and Mining ($21,930); Other Services (except
public administration) ($24,718); Retail Trade ($24,813); Administration & Support & Waste Management and Remediation Service ($25,715); Art, Entertainment, and Recreation ($28,826); and
Unclassified ($29,027).



11

Table 2.9   Occupational Employment and Wage Estimates Miami, Florida PMSA, 2004

Note: Estimates were not released for Education, Training, and Library Occupations, or for Farming, Fishing, and Forestry Occupations Employment
Note:  The relative standard error (RSE) is a measure of the reliability of a survey statistic.  The smaller the relative standard error, the more precise the estimate
Source:  U.S. Department of Labor, Bureau of Labor Statistics

*High Wage Occupations (in bold) fall within those occupational categories which pay more than 10% above the 2004 average annual wage for all occupations (=above $39,457)). Those are
Management ($94,670), Business and Financial Operations ($56,350), Computer and Mathematical ($58,540), Architecture and Engineering ($56,380), Life, Physical and Social Science ($56,710),
Legal ($85,160), Arts, Design, Entertainment, Sports, and Media ($45,440) and Healthcare Practitioner and Technical ($58,030).
*Low Wage Occupations (in italics) fall within those occupational categories which pay less than 10% below the 2004 average annual wage for all occupations (=below $32,283).  Those are
Transportation and Material Moving ($28,180), Production ($23,920), Farming, Fishing and Forestry ($15,430), Office and Administrative Support ($27,440), Personal Care and Service ($25,290),
Building and Grounds Cleaning and Maintenance ($18,260), Food Preparation and Serving ($17,710), and Healthcare Support ($21,860). 



Chapter  3:  Putting  up  the  Walls

The housing market has responded to the rapid
population and economic growth. Residential
development is occurring in Miami-Dade County at a
pace not seen since the 1970s. A recent report from the
City of Miami shows 87,592 residential units recently
completed, under construction or in the pipeline.1 This
boom in construction in the City of Miami reverses two
decades of extremely slow residential construction
activity.  The 1990s saw only 400 units erected in the
City of Miami and the City actually lost units (-200 a
year) in the 1980s.

Impact fee data shows that this increase in activity
is a county-wide phenomenon.  The total housing units
authorized by building permits have increased steadily
since 2003. 

•From 2003 to 2005, an average of 10,808 units
were authorized per year county wide.

•Figure 3.1 shows that in the past three years about
72,000 new housing units have been allowed. 

•While in 2003 most units allotted permits were
single family homes, by 2005 64 percent of the
units were multi-family structures. 

•The building boom in the City of Miami accounted
for 30 percent (22,000) of the units built during this
period but the City of Homestead captured 13
percent (8,600 units) of the growth. 

•Single-family dwellings dominated construction in
Homestead and the Unincorporated areas of
Miami-Dade County (Figure 3.2).

Impact fee data is of no use when we try to
estimate how much of this construction is affordable
and to whom.  It is safe to assume, however, that the
cranes spanning the skyline along the Metrorail route
south to Dadeland or in Aventura are not putting up
workforce housing.  We will take a closer look at the
data from the Property Appraiser's office in Chapter 5,
when we present the affordability gap in our
community.

__________________________________
1City of Miami Planning Department, “City of Miami Large Scale Development Report, 1995-
Present, “October 2005. See the Miami-Dade Housing Data Clearing House Quarterly Bulletin
#2 for more details.

Figure 3.1

Housing Units on which Impact Fees have
been paid by Type

Miami-Dade County 2003 - 2005

Source:  Miami-Dade County Department of Planning and Zoning, 2006.

Figure 3.2

Housing Units on which Impact Fees 
have been paid by Type 

Miami-Dade County by Municipality 2003 - 2005

Source:  Miami-Dade County Department of Planning and Zoning, 2006.
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What is of interest here are the type of units being
built.  The available data also shows a marked variation
in the construction of multi-family dwellings since 1990.
In six of the fourteen years construction of multiple
family structures have comprised less than half of the
residential construction during that year.  In 2004 multi-
family structures made up 49.7 percent of the total
housing units built (Figure 3.3).  

Figure 3.3

Housing Units by Type and Year Built
Miami-Dade County, 1990-2004

Source:  Miami-Dade County Department of Planning and Zoning, 2006.

One might expect to see a more moderate increase
in the housing construction given that the economic
picture during the last six years was not as robust as in
the late 1990s; but these have been unique years in the
housing market nationally as well as in Miami-Dade
County.  Low interest rates, a stable economy and
increased population contributed to 2005 being a
banner year for home building nation wide; 1.7 million
starts were recorded nationally, a new annual record.2

Housing units in Miami-Dade County continue to
increase. The American Community Survey conducted
by the Census Bureau reports 906,877 units of housing
stock available in Miami-Dade County in 2004.  This is
a net increase of 135,589 from 2000, or 15 percent
(Table 3.1).  While this growth in the housing stock has,
apparently, kept up with the population growth (of
approximately 9 percent during the same period), there
is a disquieting trend emerging: 

•According to Census figures, vacant structures
have increased significantly since 2000 after a
decade of decline.  It's unclear why this increase
has occurred but it merits further thorough
investigation. 

Table 3.1

Selected Housing Unit Characteristics
Miami-Dade County, Florida 

1990, 2000 & 2004

Note: For information on accuracy of the 2004 data, please visit:
http://www.census.gov/acs/www/Downloads/ACS/accuracy2004.pdf
Source:  U.S. Census Bureau; 1990 Census Summary Tape File 1, Census 2000 Summary File
1, 2004 American Community Survey.  Miami-Dade County Department of Planning and Zoning,
Research Section, 2006. 

Table 3.2 shows the age of the housing stock in
Miami-Dade County as recorded in the 2000 census.
More than 55.9 percent of the units have been built
since 1970, thanks to an unprecedented boom in
construction in the early 1970s (Figure 3.4) and close
to three-fourths have been built since 1960.  

______________________
2 The State of the Nation’s Housing 2005. Joint Center for Housing Studies of Harvard University.
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Table 3.2

Age of Housing
Miami-Dade County and U.S. 2000

Source:  U.S Census Bureau, Census 2000, Summary File 3.  Miami-Dade County, Department of Planning and Zoning, Research Section, 2004.

The situation in the U.S. overall shows a different pattern with only 51 percent built since 1970 and less than
66 percent since 1960.  The largest difference is in the year category 1939 or earlier with Miami-Dade and U.S. at
4.2 and 15 percent, respectively.  These data reflect the rapid growth of the Miami area over the past four decades.
Age and associated deterioration should not be a major concerns in assessing the quality of housing in Miami-Dade
County (Table 3.2). However, because of the proliferation of housing units over the last 10 years, the monitoring of
the quality of construction of new units is imperative.

Figure 3.4

Number of Housing Units Built by Type and Year Built
Miami-Dade County, 1960 - 2005

Source: Miami-Dade County, Department of Planning and Zoning, Research Section.
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The Department of Planning and Zoning issued a
report in November 2004 which analyzes the condition
of housing stock in Miami-Dade County along a variety
of dimensions.  This report is included in Appendix 1.
Some elements of this analysis merit summarizing
here. 

•About 58 percent are owner occupied versus 54
percent in 1990.  Statewide, about 70 percent of all
occupied units are owner occupied, which is
slightly up from 67 percent in 1990. 

•Within the County, the owner-renter mix varies
considerably from area to area.  The highest
owner percentage is in the recently developed
west Miami-Dade portion (MSA 6), while the
lowest is found in MSA 7.  

•MSA 2 which includes Opa-Locka, North Miami,
North Miami Beach and a large section of
unincorporated Miami-Dade has the second
highest owner rate at 66 percent.  

•Every MSA but number 7 showed slight increases
in ownership rates since 1990.

•MSAs 3 and 6 have the highest proportions of
newly built housing.  In MSA 3, 83.5 percent built
since 1970 and in MSA 6, 94.4 percent since that
date.  

•In contrast, MSAs 1, 2, and 4 standout as having
the oldest housing.  These areas also have higher
ratios of renter occupied housing, except MSA 2.

•In 2000, single-family units, attached and
detached, accounted for about 53 percent of all
occupied units in the County.  Approximately 83
percent of these are detached units. 

•Among multi-family units, 91 percent are in
structures having more than five units and these
constitute 39 percent of all units.  This is quite
atypical and is a statistical testimony to the large
number of high-rise residential structures in the
County especially along the shoreline.

•In the more suburban locations (MSAs 5, 6, and 7)
single-family type housing predominates with
ratios above 60 percent.  

•An insignificant number of mobile homes (2
percent) are in the Miami-Dade housing stock and
they are not increasing as a share.

•Few housing units in Miami-Dade lack complete
plumbing (7,948) or a complete kitchen (8,095);
but given the recent stock of the housing, even
these low figures might be cause for concern.

Overcrowding is another matter. Overcrowding is
used by the U.S. Department of Housing as a measure
to determine the funding allocations to housing
agencies nationwide. According to the Census, an
overcrowded housing unit is defined as one containing
more than one person per room.  The residents of

Miami-Dade were victims of overcrowding in Olympian
fashion during the 1990s, according to the Census.  In
2000, approximately 20 percent of occupied housing
units in Miami-Dade were overcrowded.  This number
was greater than any county in Florida or the United
States.  The good news is that this condition has been
remedied to a great degree.  In 2004, according to the
American Community Survey, the number of over
crowded units is 6.2 percent (Figure 3.5).   While still a
higher average than the State or the nation, it drops
Miami-Dade into 20th place nationally.   

Overcrowding is also measured by counting the
number of "subfamilies" in a housing unit. Subfamilies
are families that "double up" occupancy by living in a
housing unit that belongs to a related member of the
family. While this situation can cause financial
hardships to low income households, it's often a way
for new arrivals or fledgling families to cut housing
costs.3 Miami-Dade's subfamily population seems to be
on the increase. In 2000, 4.4 percent of the units had
subfamilies while the 2004 estimates hover around the
5.5 percent figure (Figure 3.6) 

Figure 3.5
Percent of Overcrowded Units

United States, Florida, and South East Florida
Tri-County Area 2004 

Source: U.S. Census Bureau, American Community Survey, 2004

________________________________
3 Virginia Polytechnic Institute and State University, “A Review of Worst Case Housing Needs
Measures,” http://www.arch.vet.edu/caus/research/vchr/pdfreports/WCHN%20final-report.pdf, in
Miami-Dade Housing Data Clearinghouse Bulletin #2 2006 1st quarter. 



Figure 3.6

Percent of Subfamilies Out of all Family Units
United States, Florida, South East Florida Tri-County Area

Source: U.S. Census Bureau, American Community Survey, 2004
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Chapter  4:  The  Boom  in  Home  Sales

Over the last decade, Miami-Dade County has
mirrored development in other parts of the country in at
least one area: rising housing prices.  While there has
been an increase in homeownership, prices have
climbed so high so rapidly that incomes are not keeping
up, resulting in limited choices for low- and moderate-
income families looking to purchase a home.  Some
affordable housing options remain in some districts but
demographic and economic trends are working to
rapidly diminish the options that are left.

The cost of housing in Miami-Dade is high and
increasing.  Between 2000 and 2004, average housing
costs for both renter and owner occupied housing units
were on the rise.

•Renters who paid an average of $647 in 2000
spent $130 more ($777) in 2004, while
homeowners went from paying $1,206 each
month to $1,336.   

•From 2000 until 2004, sale prices for new single-
family homes condominiums increased by 30
percent while the selling price for used single
family homes and condominiums soared by over
70 percent  (See Figures 4.1 , 4.2 and 4.3).

•In 2004, for the first time in five years, used single-
family homes out-priced the sale of new single
family units by $30,000, selling for $283,000.
Used condominiums, on the other hand, continued
to sell for less than new condominiums (Table 4.1).

Figure 4.2 

Average New and Used Single Family Home
Sales Price 2000-2004

Source: Courthouse records as compiled by Appraisal and Real Estate Economics Associates,
Inc.,  (A.R.E.E.A) Miami, Florida, 2005.

Figure 4.3
Average New and Used Condominium Sale

Price 2000-2004

Source: Courthouse records as compiled by Appraisal and Real Estate Economics Associates,
Inc., (A.R.E.E.A) Miami, Florida, 2005. 
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Figure 4.1

Average New and Used Single Family Home and Condominium Sale Price

Source: Miami-Dade County, Department of Planning and Zoning, Research Section.



Table 4.1

Average Sale Price for New and Used Single Family Homes and Condominiums
Miami-Dade County, Florida 1990-2004

Note: 2004 Home Sales and Condominium Counts are for sales from January through the month of June.  For more information contact Laura or Bruno at A.R.E.E.A. at 305-670-0001
Source: Courthouse records as compiled by Appraisal and Real Estate Economics Associates, Inc.,  (A.R.E.E.A) Miami, Florida, 2005.
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Along with this increase in average sales prices,
the County has experienced a sharp drop in the share
of single family homes sold in moderate price ranges.
About 1.5 out of 10 single family homes sold for under
$150,000 in 2004.  At the higher end of the market, the
share of single family homes priced above $250,000
were 5 out of 10.  The affluent continue to enjoy more
housing options.  Moderate and lower income families
have fewer (Table 4.2).

Table 4.2

Number and Value of Single Family Units Sold
for Specified Amounts Miami-Dade County

and The City of Miami, 2004

Source:  Miami-Dade County Tax File.  Miami-Dade County Department of Planning and Zoning,
Research Section, 2006.

These housing costs place Miami-Dade County
among the top 100 most expensive home ownership
markets, according to the data from the American
Communities Survey, and the most expensive in the
State, slightly ahead of the traditional leader, Palm
Beach County (Table 4.3).

Table 4.3

Median Housing Value of Owner-Occupied
Housing Units 2004 Top Ten Nationwide and

Florida Counties

Note:  The ranking tables were created by the ACS to provide a quick visual representation 
of comparative data on key issues for the top 236 counties nationwide.  Data are based on a 
sample and are subject to sampling variability. The degree of uncertainty for an estimate arising 
from sampling variability is represented through the use of a confidence interval. The interval
shown here is a 90 percent confidence interval. The stated range can be interpreted roughly as
providing a 90 percent probability that the interval defined by the lower and upper bounds
contains the true value. In addition to sampling variability, the ACS estimates are subject to
nonsampling error (for a discussion of nonsampling variability, see Accuracy of the Data). The
effect of nonsampling error is not represented in these tables.

Source: U.S. Census Bureau, 2004 American Community Survey.  Miami-Dade County
Department of Planning and Zoning, Research Section, 2006.

Analysts consider that most of the increase in cost
of housing at the national level is due to the
appreciation in the value of land, particularly in areas
where residential development opportunities are
limited. A recent Federal Reserve Board study
concluded that the price of residential land nation wide
has increased almost 250 percent over the past three
decades while replacement cost of homes remain
virtually unchanged after adjusting for inflation (Figure
4.4).

Figure 4.4

Rising Land Prices Are Largely Responsible
for Higher House Prices

Index (1975 = 1.0), adjusted for inflation

Source: Davis, Morris A., and Jonathan Heathcote. “The Price and Quantity of Residential Land
in the United States.” Federal Reserve Board of Governors and Georgetown University, 2004.
http://www.federalreserve.gov/pubs/feds/2004/200437/200437pap.pdf.

The data was not collected, for this report, for a
conclusive evaluation of the role played by land costs in
the rising cost of housing in our community.  What can
be said is that in the Miami-Dade market, the hard cost
of building a house, excluding the cost of land, has
increased approximately 56 percent in the last six
years.  Table 4.4 shows a comparison of the hard costs
of building a home.
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Table  4.4

Comparative Building Cost Analysis 
(3 bdrm/2 bath, 1,500 sq.ft. residence) 2001/2006 costs

Source: Miami Dade Building Department, 2006

The indirect costs associated with construction remain somewhat fixed in comparison to the costs of labor and
raw materials (Table 4.5).  When these costs are added to the mix, including a healthy 15 percent overhead and
profit margin, the total hard cost associated with getting the walls up under a roof of a three bedroom home have
increased approximately 50 percent from 2001 to 2006.  As mentioned in note number 4 below, the price will vary
according to the number of bedrooms, whether a septic tank is used and the financing cost.  In addition, given the
available data reported in Table 4.1, it is difficult to ascertain what size homes were sold in calculating the average
price increases tabulated.  All this by way of saying that the role of rising land costs in the increasing price of
housing in our county requires further investigation. 
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Table 4.5

Indirect Costs Associated with Construction
(3 brd/2 bath, 1,500 sq.ft. residence)

2001/2006

Source: Miami Dade Building Department, 2006.
Notes: 1) Lot filled to grade; 2) County Sewer Service Assumed; add $2,100/2001, $3,500/2006
for septic tank; 3) Financing costs estimated at 10percent ($5,227/2001, $8,168/2006; 4) For
each 10ft x 10ft bedroom add or subtract $3,176/2001 and $4,776/2006.

Regardless of the reasons for the increases,
incomes are not keeping up with this escalation.  As
discussed in Chapter 2, average wages rose 6.1
percent between 2000 and 2004.  But based on figures
from the Appraisal and Real Estates Economics
Associates (A.R.E.E.A.) the average home prices for
used units increased 59 percent over the same period
and new units increased by 32 percent.  Current home
owners feel the pinch as they watch assessments and
taxes rise on their properties but the impact is most felt
among first time potential buyers.  In 2000, a first time
buyer needed an income of $75,491 to afford an
average priced new home. By 2005, that same first
time buyer would need an income of $114,354 (54
percent higher) to buy an averaged priced new home.
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Chapter  5:    Housing  Affordability
Gap

The housing crisis that is developing in Miami-
Dade County is not just an issue affecting those with
incomes large enough to buy a home.  Renters are
more vulnerable than homeowners to the shifting
economic tides.  Housing costs in Miami-Dade County
have been steadily increasing for both groups and the
issue of affordability has become a public policy
debate. The generally accepted standard of
affordability is that housing costs should not exceed 30
percent of a household's income although some
analysts use 35 percent, as was the case in the 1990
Census analysis by the Department of Planning and
Zoning.  

•As of 2000, 45 percent of the County's families
were low income by federal standards (with
incomes below 80 percent of the area's median). 

•Of these 29 percent (222,747 households) had
very low incomes (below 50 percent of the
county's median). 

The issue of affordability, however, is not a simple
effect of the "invisible hand" of the market working on
land and construction prices. It is a much broader
economic development issue that spotlights the
disparity between wages and access to decent
housing.  In other words, affordability would not be a
public policy issue if incomes were increasing at a rate
comparable to that of housing prices.  This has not
been happening. 

•In 2000, a median cost home was valued at
$124,000, nearly 3.5 times the median yearly
household income.

•Four years later, in 2004, a median home's value,
$193,906 was more than 5 times the household
median yearly income of $37,025. 

•In 2000, a first time buyer would need an income
of $55,280 to buy the median price of a single-
family home.1 That corresponds to 36 percent of
the households in Miami-Dade County. 2

•By 2004, a first time buyer would need an income
of $109,560 to buy the median price single-family
home.3 Only 10 percent of households in 2004
could afford a median price home.4

•It has been a while since a median income family
could afford a median income house in Miami-
Dade County.

_____________________________
1Source: Florida Association of Realtors (FAR): we took the median sale price and divided by 2.5
to determine the income level needed to afford a home at that price.
2To determine the number of households that could afford a median priced home in 2000, we
accessed Census 2000 household income distribution data and applied an income range break
formula (interpolation), using 2.5 the 2000 FAR median selling price as the break point.
3Source: Florida Association of Realtors (took the median sale price and divided by 2.5 to
determine the income level needed to afford a home at that price).

4To deermine the number of households that could afford a median priced home in 2004, we
accessed 2004 American Community Survey household income distribution data and applied an
income range break formula (interpolation), using 2.5 the 2004 FAR median selling price as the
break point.

Table 5.1

Definitions of Income Categories
Miami-Dade County, Florida, 2006

*Median Income for Miami-Dade County in 2006=$55,900.
Source: U.S. HUD Income Limits, MFI for Miami-Dade County, Fiscal Year 2006.

Between 2000 and 2004, the median value of
housing in the County increased by over 56 percent;
wages, during the same period, increased by only 6.1
percent.  There have been periods in our history when
housing values have had dramatic increases.  Between
1970 and 1975 housing values increased by 160
percent.  Yet that increase was accompanied by a
proportional increase in wages. The increase in
housing costs between 2000 and 2004 has been the
largest without a corresponding raise in the median
income level (Figure 5.1).
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Figure 5.1

“Housing Affordability Gap”
Median Income v. Median Housing Value 1970 - 2004

(Adjusted to 2000 Constant Dollars)

Miami-Dade County, Department of Planning and Zoning, Research Section, 2006.

As Figure 5.2 shows, a household supported by a full-time elementary school teacher would find the purchase
of a home to be a risky financial proposition.  The teacher could afford, by paying 30 percent of the income, a two
bedroom apartment.  Figure 5.3 shows how far below the ownership bar other occupations fall.  It seems clear that
the region's lower wage earning families are being squeezed out of the ownership market.  

Figure 5.2

1Median Home Price was calculated using the median value of single-family
and multi-family owner-occupied homes as reported in the 2000 Census for
the county. This value was inflated to the beginning of 2004 using the
Conventional Mortgage Home Price Index produced by Freddie Mac.
2Fair Market Rents (FMRs) are determined by the U.S. Department of Housing
and Urban Development and are based on a survey of recently occupied units.
In 2004, the FMRs for Miami-Dade County were set at the 50 percentile of
prevailing rents. The Hourly Wage Needed to Afford is the hourly wage that
must be earned so that this rent does not exceed 30 percent of income, a
standard measure of affordability. The concept of the Housing Wage was
developed by the National Low Income Housing Coalition.
3Annual Income Needed to Qualify for a Mortgage was calculated using the
average interest rate prevailing in 2003, assumes a 10 percent downpayment
and the use of private mortgage insurance, and includes estimated principal,
interest, taxes and insurance.
4NACo Typical Wage Rates were obtained from the NACo and Center for
Housing Policy County Survey of Affordable Housing for Working Families
conducted in April, 2004.
5Salary.com Typical Wage Rates are as of May, 2004 and were obtained from
a proprietary database of salary information by geographic location maintained
by Salary.com.

Source: Paycheck to Paycheck: Wages and the Cost of Housing in the
Counties. Center for Housing Policy. National Association of Counties. 2004.
p. 18.
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Figure 5.3

2004 Wage and Affordable Home Price for Specified Occupations Qualifying for Workforce
Housing Miami-Dade County, 2004

To complicate matters, some analysts suggest that using a countywide median income, whether based on
family or household or composite income measures, serves to hide the stratified nature of our "income"
communities.  Table 5.2 below uses 2000 Census data to show how residents living in different areas of the county
share divergent "median income" fates.  The Median Family Income of residents in the Liberty City area, for
example, is approximately 42 percent of the County median.  The Carol City and Kendale Lakes areas approach
the county median at 93 and 96 percent respectively.  The median county measures tend to simplify and
homogenize our perception of the housing problem while the reality of local, area conditions complicate our
planning tasks.

Table 5.2

Selected Geographic Areas and Family Incomes at 65, 80, 100 and 140 Percent 
of the Median Family Income (MFI) in Each Area

Source: U.S. Census Bureau, 2000; Presented in "Workforce Housing and Miami's Affordable Housing Needs: Issues and Policy Options, p.3.
(i) "Area" refers to geographic area specified in the far left column and is calculated as a percentage of the median family income for each geographic area/neighborhood. 
(ii)  The median family income for each area was adjusted to reflect inflation from 1999 to 2004.

Renters as well as owners are feeling the pinch.  In 2004, 58 percent of Miami-Dade County renter and owner-
occupied households paid 30 percent or more of their annual household income on housing (Figure 5.4). This
percentage is higher than the United States, the State of Florida and both Broward and Palm Beach Counties.  
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Figure 5.4

Percent Renter & Owner-Occupied Housing
Units Paying 30 Percent or More of Income
for Housing U.S., Florida and South East 

Tri-County Area 2004

Miami-Dade County, Department of Planning and Zoning, Research Section, 2006.

The Department of Planning and Zoning's
document Housing Element: Support Component
included in Appendix 1 highlights the plight of renters in
our County.  Some of the analysis is worth summarizing
here.

•Over 50 percent of the residents in the mid range
income category in 2000 ($20,000-34,999) paid
over 30 percent of their income on rental housing.
An overwhelming 75 percent of the poorest
renters ($10,000 - 19,999) spend more than 30
percent and 85 percent of those below $10,000
are so burdened.

•The monthly median gross rent in Miami-Dade in
2000 was $647.  The Florida renter households
paying less than that were 52 percent, slightly
lower than the 1990 level.

•Only 33 and 36 percent of Broward and Palm
Beach renters, respectively, were in units with
rents at or below the Miami-Dade median rent. 

•While rents in Palm Beach and Broward escalated
greatly, the incomes of renter households in these
locations matched or exceeded these increases.

•For rental housing, the County average rent was
$572 in 2000, a 30 percent increase from 1990.
Table 6.3 in the Appendix fine tunes the rental and
ownership data for the county by breaking down
by MSA.

Figure 5.5
Renter and Homeowner Vacancy Rates
Miami PMSA, Florida and United States

1986 - 2005

Source: Department of Planning and Zoning, 2006.

Another significant income indicator used in
determining the severity of the affordability gap is the
number of household earning 80 percent or less than
the median income.  Households earning in this range
are designated as low-income by the Department of
Housing and Urban Development and are eligible for
housing assistance. 

•In 2004, 80 percent of the median household
income in Miami-Dade County was $29,620.
Approximately 319,931 households earned at or
below this level. This was 40 percent of total
households.

Minimum wage data is another income indicator
that can be used to analyze the forces contributing to
the affordability gap.  A resident of Miami-Dade earning
minimum wage in 2004 ($6.15) could afford a monthly
rent of no more than $320.  A two bedroom unit at the
area's fair market value cost $929 at the time.   Table
5.3 presents the most recent data on the affordability
profile of the families in Miami-Dade County.
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Table 5.3

Family Income Categories, Number and Percent of Families and Affordable Housing Costs

Source: American Community Survey, 2004

Given this situation, even households with two income earners have a rough time.  The Research Institute on
Social and Economic Policy at FIU compiled income profiles of hypothetical two earner households.  Although one
can not generalize from this presentation, Table 5.4 suggests some of the hardships that a considerable portion of
our residents undergo when dealing with housing.  The Miami-Dade occupational structure, as shown in Chapter
2 is heavily weighed towards low income jobs so, perhaps, these hypothetical scenarios approach the conditions
of many in our county.

Table 5.4

Hypothetical Single and Dual Earner Households and Affordable Housing Costs

Source: Miami MSA Occupational
Employment and Wages, 2004;
Presented in "Workforce Housing and
Miami's Affordable Housing Needs:
Issues and Policy Options, p.4.

(i) Percentage of median household
income for Miami-Dade County (ACS,
2004). 
(ii) An entry wage is the wage an entry-
level worker might expect to make.  It is
defined as the average (mean) wage
earned by the lowest third of all workers
in a given occupation. An experienced
wage represents what an experienced
worker might expect to make. It is
defined as the average (mean) wage
earned by the upper two-thirds of all
workers in a given occupation.
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The difficulties faced by working families in
affording a decent and safe place to live, either in rental
or ownership tenure, has provoked a concern for the
development of affordable workforce housing.  This
concern has its roots at least as far back as 2001 when
on July 24, the Miami-Dade Board of County
Commissioners passed Resolution R-870-01 directing
the County Manager to develop a plan for a new
affordable housing program based on the concept of
inclusionary zoning as well as directing the Department
of Planning and Zoning to prepare a plan for a housing
data clearinghouse. This concern mirrored national
awareness that the income of working families,
particularly the category of workers considered to be
"first responders," i.e. fire personnel, police officers,
teachers, were not keeping up with the housing
necessities of these families.  Workforce housing
initiatives were launched at the national level and
among many metropolitan areas feeling the crunch.
Miami-Dade County now has the issue of workforce
housing high on the priority list of housing needs as
Commissioners and community groups, such as The
Beacon Council and the Human Services Coalition, try
to devise methods with which to deal with the growing
disparity between incomes and housing prices. In our
context, the underserved population identified as the
"workforce" in need of assistance, are those families
with an income from 65 percent to 140 percent of the
County median ($55,900 in 2006).

A current analysis by Miami Economic Associates,
Inc. (MEAI) gives us the most recent estimates of the
affordable/workforce housing picture in Miami-Dade
County.  

•The term "Affordable/Workforce Housing" refers to
housing that a household with an income from 0 to
140 of Average Median Income of the area can
afford without spending more than 30 percent of
the income in mortgage or rental payments.  The
“workforce" housing population is included in this
continuum but so are the lower wage workers
whose needs are also underserved in the current
housing environment.

Miami Economics Associates has recently
developed a profile of recent construction activity in the
county as the impact of this construction activity on the
segment of the population with workforce housing
needs.  We include the complete text of the analysis in
Appendix 3 and summarize the key findings below.

Table 5.5 shows the amount of rent that a
household within the affordable/workforce housing
range would need.  The MEAI analysis also shows the
price of the affordable homes that can be purchased
within a specific range, given today's mortgage rate
and tax structures.
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Table 5.5

Affordable Housing Threshold Amounts

Source: Miami Economic Associates, Inc.

The next table shows the proportion of the 326,833 rental units reported in the 2000 Census that are affordable
today, assuming that they exist and are still rental properties.  The prices were adjusted to reflect a 3 percent
compounded increase in rental values.



Table 5.6

Distribution of Rental Units
Miami-Dade County, 2005

Source: U.S. Census, 2000; Miami Economic Associates, Inc.

According to the authors, it is probable that Table
5.6 overstates the number of 2000 Census rental units
that still exist in the county since there has been a
considerable amount of activity in converting rental
units to ownership based condominiums.  Data
provided by the County Property Appraiser to MEAI
indicates that during 2004 and 2005 a total of 248
projects, containing approximately 25,500, were
converted from rental to ownership structures.  The
projects are listed in Appendix 3.

The 70 largest projects, each containing 100 units
or more, accounted for 21,246 (83.4 percent) of the
25,500 units converted. The conclusions reached by
MEAI after analyzing the data available on these 70
mega projects is worth quoting.  MEAI concluded the
following about the impact of the 70 projects on County
housing needs:

•None of them provided any significant number of
units for households with incomes from 0 to 49.9
percent of AMI. To the extent that they provided
any, the units were efficiencies.

•The preponderance of the units in over one-third
of the projects (25) were not affordable to
households with incomes at or below 140 percent
of AMI.  The remainder is affordable only to
households with income from 120 to 140 percent
of AMI.

•Portions of the remainder of units in the 70 larger
projects were affordable in terms of rental rate to
households with incomes from 50 to 79.9 percent
of AMI.  However, those affordable to the
households in that group were generally the
efficiency and 1-bedroom units.  The larger units
were generally only affordable to households with
incomes from 80 to 140 percent of AMI (Appendix
3, p.4).

Based on this analysis, MEAI concluded that the
condominium conversions conducted during the last
several years have had a negative impact on the supply
of affordable/workforce housing.  "The primary impact
has been to reduce the already relatively small supply
of rental units affordable to households with incomes
form 80 to 140 percent of AMI.  There has been no
impact on households with incomes form 0 to 49.9
percent of AMI and only a modest impact on
households with incomes from 50 to 79.9 percent of
AMI." (Appendix 3, p. 4).

_____________________________
1 Does not include units for which no cash rent is paid.

Ownership

MEAI estimated the current inventory of housing
priced affordably for households with incomes from 0 to
140 of AMI by using data from the 2005 tax roll.  

•To account for the frequent discrepancy between
the value of assessment of property and its market
value, MEAI developed an adjustment factor,
based on actual home sales during the past six
months, and used this factor to upgrade the
assessment value reported by the Property
Appraiser records. 

•The adjustment factors, which differed by property
type and by price range, were in the range of 1.51
to 2.49.  

•To illustrate, a single family home that was shown
to have a market value on the tax rolls of $95,000
in 2005 would actually command a market sale
price of $181,000, using the adjustment factor of
1.91.  This means that while the tax roll value
would make this property theoretically affordable
to a household with an income in the range of 50
to 79.9 percent of AMI, the real market value of the
home would knock these buyers out of the running
and would make the house affordable to incomes
119 percent of AMI and above.  

Table 5.7 show the result of the MEAI analysis of
the affordability of ownership units based on the 2005
tax rolls.  For a full discussion of the methodology and
findings, refer to Appendix 3. 
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Table 5.7

Distribution of Owner-occupied Units 
Miami-Dade County, 2005

Source; 2005 tax rolls, Miami-Dade County Property Appraiser; Miami Economic Associates, Inc.

Summary  of  Renter  and  Ownership  Analysis    

The MEAI analysis presents an overview of the ownership/rental picture in Miami-Dade County based on
Property Appraiser records and changing market values.  Table 5.8 presents a summary of the MEAI analysis of
the current inventory of housing units in Miami-Dade County and its affordability by households within the 0 to 140
percent of AMI income range.

Table 5.8

Affordable/Workforce Housing Units
Miami-Dade County, 2005

There are some limitations to the conclusions that one can draw from these data.

•On one hand, the MEAI analysts acknowledge that the data presented in the Table "potentially overstates
the proportion of affordable/workforce units to a modest degree" since its difficult to account for all of the
condominium conversion activity of the last few years (Appendix 3, p. 5).  Nevertheless, most of this activity
would have the greatest impact on households with incomes from 80 to 140 percent of AMI.

•On the other hand, there is a potential that the data modestly understates the proportion of
affordable/workforce units available to the 0 to 140 percent range for two reasons: the difficulty in fully
accounting for duplex/triplex units in ownership tenure and the possibility that that second homes account for
a significant portion of the units identified as vacant in the Census figures. 

___________________
3 Does not include units for which cash rent is not paid.
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Chapter  6:  Anticipating  the  Need

The Housing Element: Support Component
document included in Appendix 1 projects the County's
Housing needs for the next decade based on the 2000
Census figures.  For a complete presentation of the
method and data, refer to Appendix 1. In that report, the
number of county households and families are
distributed according to income ranges used in the
federal housing programs, countywide as well as by
Major Statistical Area.  This distribution is projected
from the 2000 census to 2015 and 2025.  Based on
these projections, the DP&Z analysts conclude that: 

•Countywide, there is a slight increase of the
bottom-income range and a slight decrease of the
top income range over time.  Very-Low income
households increased from 25.6 percent of all
households in 2000 to 25.7 percent by 2025.  At
the same time, Upper-Middle and High-income
households decreased from 32.5 percent to 32.3
percent over the period.

•A significant number of new households will be
created during the next 20 years and they will
drive the demand for new housing.

•An overwhelming majority of new households
(61.9 percent for the period between 2000-2015)
will be concentrated in Major Statistical Areas 3, 6,
and 7. For the period between 2015 and 2025,
these three MSAs will account for 58.8 percent of
all new households.

"

•Housing lost through demolition, removal,
conversions, etc., have historically averaged
around 5,300 units a year. This number includes
units that will be lost through fire and the
demolition of substandard units, as well as
conversions of housing units to other uses for the
same period.

•In total, the projected demand for housing units
with allowance for vacancy is 10,609 units per
year through the year 2015 and 11,018 units per
year during the 2015-2025 period.  

•Very-Low and Low-Income households will require
2,539 and 1,571 units a year through 2015 and
3,213 and 1,759 units a year from 2015 to 2025 in
each of these groups, respectively.  It is these
households that will be the key to meeting the
needs of that segment of the market not
adequately served by the private sector.

•The number of housing units projected for 2015
and 2025 will not only have to be supplied at a
variety of price ranges, to make it affordable to all
segments of the population, but an adequate
amount will have to be supplied to accommodate
the number of projected units without producing
undue strains to our quality of life or increasing
construction costs exorbitantly.

The Appendix includes the complete breakdown by
MSA.

Office  of  Community  and  Economic
Development  Need  Assessment

The projections made by the DP&Z serve as the
foundation for the CED analysis of need in its FY 2003-
2007 Consolidated Plan and as well as the
Department's 2003 Action Plan.  The CED activities
specifically target the needs of the lower income
residents.  Table 6-1 presents the 2003 housing unit
count for the Metro jurisdiction on which the CED
established its planning objectives.  

•Over the preceding twelve years (1990 to 2002),
this count has increased from 424,069 to 513,235
units, an increase of 21 percent.  

•These units are divided into 68.4 percent owner-
and 31.6 percent renter-occupied. 

•By income category, these proportions are 43 and
57 percent in the lowest income groups (below 30
percent of median family income or MFI) for
owners and renters, respectively. 

•For the next income category (between 31 to 50
percent of MFI) the corresponding percentages for
owners and renters are (53.1 and 46.9).  

•Among very-low income households a majority are
renters.

•Among all renter households in the Metro area, (a
total of 162,126 households), the number of very-
low income renters is higher than for owners.  

•About a third of the renter households are in the
very-low income (below 50 percent of MFI).  

•A little more than a quarter (29.3 percent) of
owners are low income (below 80 percent of the
MFI).  For renters, this figure is 57.8 percent.  The
magnitude of these numbers highlights very-low
income renters being the group likely to have
substantial housing needs.

As documented in Table 6.1, it is estimated that
there are 102,198 Very-Low Income housing units in
the Metro area with some type of housing problem.  

•The largest number of the units in need are those
of renter households (53,847). These households
make up 70.9 percent of the total.  

•The balance is derived from ownership
households (48,351).

•Likewise, the current overall need for housing in
the Other Low-Income category is estimated at
50,793 units. 
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Projections  :  2003-22007  

Table 6.2 presents CED's household needs
projections through the year 2007.

•As shown, the housing unit count for the Metro
area is projected to expand by 23,147 units by the
year 2007.  This represents an increase of 4.5
percent from the current level.  There is an
anticipated future need for an additional 3,227
Very-Low Income (0 to 50percent of MFI) housing
units in the jurisdiction over the projections
horizon.  More than two thirds, (74.2 percent), of
those units will be needed by renters with the
remaining 25.8 percent by owners.  Similarly, it is
projected that the need for Other Low-Income
households (51 to 80 percent of MFI) will increase
by 3,454 units during the five-year planning
period. 

•Among the lowest income category (below 30
percent of MFI), there is a high incidence of
housing problems, primarily overcrowding and
cost burden, for the related households.  These
conditions exist for the next higher income
category (31 to 50 percent of MFI) also.

•If we take these categories together, we account
for the largest absolute number of households with
needs.  Of the 61,893 Very-Low Income renters,
58.1 percent of those with Housing Problems are
found in the Related type households.

•All Other Households in the 31 to 50 percent MFI-
bracket is also at the 87 percent mark for both
Housing Problems and Cost Burden.  This
category totals close to 4,650 households.  Elderly
households in the same income category have
rather high measures for the problem items.  

•The very-lowest income category of Owners has a
profile similar to low income renters and there's
not much difference between Elderly and All Other
Owners.  

•In the next higher income class (31 to 50 percent
MFI), a lower number of households are found in
the Elderly type and the problem percentages
drop off slightly, and are considerably below those
for renters.  

•Generally speaking, for the Very-Low Income
Owner Households the needs indicators are
somewhat above those for renters.  The All Other
Owners in the 31 to 50 percent MFI category show
the highest percentages of Housing problems and
Cost Burden.  

•In the Metro area in 2003 there are an estimated
78,889 households (15.4 percent of all
households), which are considered to be Other
Low-income households (51 to 80 percent of MFI).  

•About 40.4 percent of the households are renter-
occupied.  Of this total of 31,848, close to half are
found in the Small Related households type; most
likely younger couples with or without a first child.  

•Almost 60 percent have some kind of housing
problem, but the degree of Cost Burden has
declined from the levels observed in the lower
income classes.  The second largest housing type
is All Other Households and they also have a high
percentage of housing problems.  Taken as a
whole, it appears this income group may be
experiencing overcrowding as a serious deficiency
along with a high level of Cost Burden.

•Only 13.4 percent of all Owner Households are in
the Other Low-Income group, but constitute
47,041 households.  Almost a third (31.5 percent)
are Elderly.  The extent of problems for this group
of households is seen to be much lower than for
renters or owners with lower incomes.    The
existing housing needs for this income group are
projected to reach 82,343 in 2007.  This
represents an increment of 3,454 during the five-
year period.

•The moderate income-category includes those
households with incomes just below the median
family income for the County.  Consequently, the
incidence of housing difficulties is much less
evident.  Within this group (35,295 households), a
majority is owner-occupied with 65.1 percent of
the total.  Only about 6.5 percent of the
Jurisdiction's Owner Households are Moderate
Income; 22,993 households.  About 26 percent of
them are Elderly.  For this income class the
incidence of problems among owners is generally
somewhat higher than it is for renters and no
extremes stand out.  

•Among the renter-occupied households who make
up this income group (12,302 households), the
highest percentage for housing with any problems
is found in the Large Related households.  Again
this is almost certainly overcrowding.  Cost Burden
has dropped significantly and is almost non-
existent at the 50 percent level (Severe Cost
Burden). It is projected that the existing housing
needs in this class will reach 37,771 in 2007.  This
represents 2,476 additional housing units during
the next five years.
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Needs  Summary

•The data show the affordability problems to be
most serious among the Very-Low-Income Renter,
Related Households and to a lesser extent owner,
other than Elderly, in this same income class.  

•At least 31,270 renters and 28,642 owner
households can be identified using the criteria
cited.  That is certainly not the full extent of the
needs.  There are high percentages of housing
problems throughout the Very-Low-Income
category and for that matter, among the Other
Low-Income and Moderate Income groups as well,
especially for larger families.

•By 1990 the County had added about 316,000
more people. About a third is from natural increase
and two-thirds immigration, mostly foreign.

Although no comprehensive detailed data on
housing needs are available on the new arrivals,
what is known suggests they will add considerably
to the existing housing problems.  They will likely
have a demand for low cost rental housing for the
most part, at least initially.  Since this type of
housing is already in short supply, these new
households will exacerbate the cost burden and
overcrowding problems.

•Between 2003-2007, Miami-Dade County is
expected to grow by another 150,000 people.  The
implications for housing needs, in all probability,
are as outlined above.  The demographics and
economic characteristics of the most recent
immigrants are such that the bulk of market priced
housing is not within their reach, at least for many
years.
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Chapter  7:  Catching  Up-PPublic  Policy
and  the  Housing  Affordability  Crisis

Perhaps the word crisis might be considered too
strong in some circles.  Other cities and regions have it
worse, some might say.  Yet, there is a deep
recognition among the public officials in our County that
some actions must be taken, by public and private
concerns, to ameliorate the housing problems facing
our residents. The housing problems facing this
community can not be seen or addressed in isolation
from other social, economic, political and social
processes.  

Housing has an impact on, and is affected by,
economic conditions.  Companies and employees look
at the housing variable closely when considering
relocation options. As The Beacon Council's report
points out, "…economic growth is at high risk when
population, income and job growth are not supported
by an adequate and/or affordable housing supply."1

According to the Beacon Council, "our current housing
scenario is keeping us from attracting valuable talent or
worse yet, retaining those (sic) we have."2

Corroborating this is a George Mason University Study
of the metropolitan Washington D.C. area which found
that the region's economy loses nearly $9 billion a year
in lost income and reduced consumer spending
because of the lack of affordable housing in the area.
For us, this means that the greater the disparity in
affordability between Miami-Dade County and our
neighboring counties will have repercussions not only
in settlement but in economic development patterns.

The housing crisis has an impact on families,
children and education.  Financial burdens and
overcrowded conditions impose enormous pressures
on mothers and fathers to provide their children with
nurturing environments and some of the other
necessities of life.  The quality of our education and our
educational reforms are equally undermined by
inadequate housing.  Our best efforts to improve the
quality of classroom education won't have the desired
effect if school children don't have a place to sleep,
study and eat meals with their parents and guardians.
It's simply asking too much of children to fulfill their
potential in school while living in stressful conditions at
home, whether that stress comes from financial
burdens or overcrowded housing.  In addition, the lack
of affordable housing makes it more difficult to attract
qualified teachers to our area during a time of great
need.  The importance of education for our overall
economic and social development can not be
overstated.

There are housing elements also linked to public
health issues.  In recognition of the detrimental effects
that inadequate housing can have on a community,
U.S. Department of Housing and Urban Development
uses overcrowding as a measure to determine funding
allocations to housing agencies nationwide.  The World
Health Organization has linked overcrowding to

physical and mental health issues, disease transmittal,
and higher stress related problems; all public health
concerns for our community.3

Affordable, decent and safe housing preserves and
strengthens our neighborhoods.  While the housing
stock of Miami-Dade County is of relatively recent build,
conditions of deterioration and needs for maintaining
existing structures must be monitored.  Stabilizing
existing stock is as important as increasing units when
dealing with the affordability crisis.  While it's hard to
generalize from any analysis of the New York City
housing crisis, one Fannie Mae Foundation report
found that neighborhood with the most housing starts
during a 10 year period (1986-1996) reduced their
violent crime rate by 17.5 percent and property crime
by 28.5 percent.4 This experience supports the idea
that decent housing strengthens neighborhoods.

To deal with a County-wide problem, there is a
need of a county-wide vision and action plan developed
and carried out by groups representing the many
constituencies of Miami-Dade County.  With this in
mind, the County Manager has revitalized the Housing
Policy Work Group to work with community groups and
the various task forces being established by the County
Commission, in developing and guiding the affordable
housing initiatives.  The Manager has also added to his
team Senior Advisor Cynthia Curry, who will guide the
development of County programs addressing the
housing needs.  Advisor Curry will also work closely
with the County's community partners in designing
workable plans and establishing achievable public
policy goals in the area of housing. 

Government plays a critical role in coordinating the
solutions to the County's housing crisis.  Not only will
public investment be needed to deal with our housing
future, but the expertise and experience of our County
administrators, together with our community partners,
will be needed to focus resources on the issues and
solutions identified. 

___________________________________
1 Andrades, Shirley, Can Our Workforce Afford Housing in Miami-Dade County: An Economic
Development Approach. January, 2006:2.  Included in Appendix 3.
2 Ibid
3 World Health Organization: Water Sanitation and Health; Healthy Villages: a Guide for
Communities and Community Health. www.who.int/ev/.
4 Schwartz, Alex. "New York City and Subsidized Housing: Impacts and Lessons of the City's $5
billion Capital Budget Housing Plan," Housing Policy Debate. Vo. 10, Issue 4 (199), p. 841.
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County  Programs  Addressing  the
Affordable  Housing  Crisis

The Department of Planning and Zoning document
included in Appendix 1 presents an analytical overview
the County's housing programs and how they address
the needs identified by the 2000 Census and its
projections.  A summary of that analysis here will
establish the foundation for the initiatives that will allow
us to catch up to the affordability problem.

Subsidized  Housing  Developments

Available  Programs  

•The U.S. Department of Housing and Urban
Development (HUD) funds numerous programs
for the construction and rehabilitation of rental
housing.  Local governments manage
conventional public housing built with federal
funds.  Federal government assistance is also
available in the form of financed subsidies for
private developers, non-profit community
development organizations, and direct rent
subsidies to tenants.

•Subsidized housing may also be produced under
HUD's general community assistance programs
such as Community Development Block Grants
(CDBG), Urban Development Action Grants
(UDAG), the HOME Investment Partnership
Program, and Housing Opportunities for People
Everywhere (HOPE) Programs.  In addition to
HUD's programs, the Farmers Home
Administration of the Department of Agriculture
funds other Federal subsidy programs. 

•Local community development corporations offer
technical assistance and small interest-free loans
to non-profit community development groups to
start housing projects.

Government-AAssisted  Housing    

•The Miami-Dade Housing Agency, (formerly Little
HUD), presently operates public housing and
other housing assistance programs throughout the
County.  The cities of Hialeah, Miami Beach, and
Homestead have their own housing authorities,
and operate a smaller number of public housing
projects in their respective cities.

•In Miami-Dade County, there are over 82,000 units
of government-assisted housing.  These units are
funded through various agencies as units for rent,
homeownership, or congregate living.  (See Table
22 in Appendix 1 for a breakdown by MSA.) 

Section  8  Rental  Housing  

•This program includes both projects and
voucher/certificates.  The former have a fixed
location, the latter do not; the recipient of a
voucher can choose a unit virtually anywhere.  

•Section 8 rentals numbered 18,622 units: about 26
percent are located in Major Statistical Area (MSA)
5 and almost 20 percent in both MSA 2 and 4.
Nearly 32 percent of all Section 8 recipients reside
in Unincorporated Miami-Dade County, 28 percent
in the City of Miami, 11 percent in the City of Miami
Beach, and a little more than 10 percent in
Hialeah.

Other  Rental

•This category consists of multiple programs,
including public housing and rental projects
funded by the Miami-Dade Housing Finance
Authority (HFA), U.S. HUD, the Office of
Community and Economic Development (OCED),
the Florida Housing Finance Corporation (FHFC),
as well as individual municipalities.  Programs
include HUD administered Section 202 (Elderly)
and Section 811 (Disabled) programs, OCED
administered CDBG and HOME projects, as well
as Miami-Dade Housing Agency administered
SHIP and Surtax programs.  

•Assisted rentals numbered 43,238 units: about 32
percent located in MSA 4 (with more than 63
percent in the City of Miami), about 17 percent in
Unincorporated Miami-Dade (in MSA 2), and over
15 percent is located in south Miami-Dade County
(in both MSA 5 and 7).  Nearly 37 percent are
administered through HUD and over 28 percent by
Miami-Dade Housing Agency.  The Housing
Finance Authority's Multi-Family Rental Program
provides almost 23 percent with more than 54
percent of those located in unincorporated Miami-
Dade.  

Homeownership  

•The County's affordable housing program began
in 1983 with the creation of the County's local
Documentary Surtax which generates .45 per
$100 value on the recording of commercial real
estate transactions.  As administered by the
Miami-Dade Housing Agency (MDHA), the County
provides low interest loans in the form of second
mortgages.  

•Loan interest rates range from 0 to 6percent and
is determined based on the families total housing
expenses to income ratio, which may not exceed
35%.  



•The Miami-Dade Housing Agency (MDHA)
provides second mortgage subsidies ranging from
$50,000 to $80,000 for low income families under
80 percent of the area median income (AMI); and
from $30,000 to $50,000 for moderate-income
families over 80percent up to 140 percent of the
AMI.

•The County provides a second mortgage for a
minimum of 20 percent of the net sales price
(minus down payment) in order to facilitate private
lenders approval of the first mortgage and to avoid
the need of private mortgage insurance as a cost
burden to low income homeowners.

•During Fiscal Years 2001 thru 2005, MDHA's the
homeownership program provided a total of 1,363
second mortgages for $52,102,693. The typical
County subsidy ranged from an average of
$36,655 to $40,733 at closing of FY 2005. During
the first quarter of FY 2006 the average county
subsidy has increased to $44,823 as a result of
the high cost of residential property in the Miami-
Dade County.

•MDHA also makes funding available for existing
homeowners to maintain their homes by providing
low interest and deferred loans for owner-
occupied units.  In conjunction with the
Community Action Agency, MDHA provides loans
for housing rehabilitation and replacement of
windows and the installation of hurricane shutters. 

Infill  Program

•In 1998 the County introduced the Infill Housing
Initiative as an incentive to housing developers to
build affordable houses on the large number of
vacant lots within the county's urban core
neighborhoods.  

•Typically, infill lots are found within established
neighborhoods, where they have become
eyesores; plagued with illegal dumping,
overgrown grass, and vermin. Most of these lots
are large enough for a single-family detached
house and have ready access to utilities. Often
these vacant properties are owned by the
County's Real Estate Office (REO) as a result of
tax and other liens. 

•The Miami Dade Board of County Commissioners
approved the creation of a process to identify
these lots, assist in clearing County liens and code
enforcement issues, and make them available to
for profit developers through a competitive bid
process. Not-for-profit developers may obtain the
lots at nominal costs, generally the cost of
recording the transaction.

•Since the program's inception, the County has
conveyed and bid hundreds of lots to not-for-profit
and for-profit developers. Whether through

conveyance or bid, all infill lots record a restrictive
covenant requiring the developer to offer
affordable price housing for an established  time
frame of ten years. This program is under review
and changes are pending.

Rental  and  Construction  Lending
Program

•As part of the County's Annual Consolidated
Planning requirements, MDHA utilizes this
competitive process as its mechanism for
allocating housing funds to developers.  

•On average, more than $30 million is allocated
annually through this process by the Board of
County Commissioners.  

•Low-interest loans are provided to developers of
Low Income Housing Tax Credit rental properties,
new construction of condominium/townhouse
units, rehabilitation of existing rental properties
and those housing units recommended by the
Homeless Trust.

•As part of the construction loan closing process,
the developer records a rental regulatory
agreement to assure the long term affordability of
the units.  MDHA conducts annual compliance
monitoring for all funded rental properties.

Homebuyer  Counseling  and
Education

•MDHA has provided funding for community
development corporations and other non-profits
throughout the County to provide both pre- and
post-homebuyer counseling to residents
countywide.  

Other  County  Homeownership
Programs

•The Metro-Miami Action Plan (MMAP) was
formed following a period of civil unrest in Miami in
the early 1980's. During this time, the U.S. Civil
Rights Commission confirmed that local disparities
within the criminal justice system, economic
development, housing, education, employment,
and health and human services, were the primary
causes of outbursts of displaced aggression and
frustration. The City of Miami and Miami-Dade
County recognized their roles and collaborated to
create a solution to the underlying despair and
faltering hope that were devastating the local
African-American community. MMAP emerged in
1983 as a solution to such socioeconomic
disparities and currently represents the local
government's commitment to stimulating
community vitality - a commitment supported by
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African-American, Hispanic, and Anglo leaders to
alleviate local disparities.

•Approximately eight percent of the County's
Documentary Surtax revenue is allocated to this
department to provide down payment and closing
cost assistance. MMAP's housing program
provides down payment and closing costs
assistance with Surtax funds up to a maximum of
6 percent of the sales price.  This program works
in coordination with the MDHA second mortgage
program, enhancing the homeownership
opportunities for the County's low-to-moderate
income population.

•MMAP's latest initiative will utilize a lottery process
to offer first time very low and low income
homebuyers up to seventy five percent of the
purchase price in the form of a forgivable, zero
percent interest, non amortized, second mortgage.
The MMAP mortgage is forgiven after the
borrower has owned and occupied the property for
20 years.

•MMAP's Housing Development initiative provides
construction financing to assist with the
development of newly constructed affordable
housing units developed by not-for-profit
developers and private developers.  To-date
$3,650,000 in Documentary Surtax dollars has
been allocated to developers.

•The Miami-Dade Housing Finance Authority
and the Affordable Housing Foundation
provides down payment assistance of up to 6
percent of the sales price or $10,000 maximum for
homebuyers under 80 percent of the area median
income. The Foundation also provides second
mortgage assistance to homebuyers utilizing
federal HOME funds.  The assistance can be
combined with MDHA and MMAP.

•The Housing Finance Authority (HFA) of Miami-
Dade County, Florida (the "Authority") is a public-
corporate body created under the laws of the State
of Florida.  The Authority was created to alleviate
the shortage of housing in Miami-Dade County by
stimulating the construction and rehabilitation of
multifamily rental housing and the creation of
home ownership opportunities. Through the
issuance of single family mortgage bonds, HFA
provides affordable mortgage financing in
conjunction with local banks and  supports
community and economic development in the
areas of affordable housing, through the issuance
of multi-family revenue bonds.

•Both HFA and the Miami-Dade Affordable Housing
Foundation has received Surtax funding
allocations for specific initiatives from the Board of
County Commissioners. Examples include the
Deep Subsidy Program, Homesavers  and the
HOPE VI Program for new housing in the

redevelopment area.  The Authority also provides
a comprehensive home buying process training
program in conjunction with MDHA and MMAP.

•Since its inception, the Authority has generated
over $1.2 billion through the sale of non-taxable
bonds on the New York Stock Exchange for the
creation of affordable housing.  The effective use
of these funds, has resulted in the financing of
over 10,000 new or rehabilitated rental units, and
over 10,000 new or existing owner occupied single
family homes.  The creation of these additional
units has had a positive impact on our community
by stimulating  the construction industry while
increasing the availability of affordable housing for
our low and moderate income residents.

State  Tax  Credits    

•The Florida Housing Finance Corporation (FHFC)
was established over 20 years ago to help ensure
that low-income families have access to safe,
affordable housing by maintaining partnerships
with local governments, developers, and nonprofit
organizations.  Through a variety of programs,
FHFC provides either dollar-for-dollar reduction in
federal tax liability, low interest loans, loan
guarantees, bonds or funds to local governments
and developers as an incentive to create
partnerships that produce and preserve affordable
homeownership and multifamily housing.  These
programs include: the State Apartment Incentive
Loan Program (SAIL), the Housing Credits
Program (HC), the Florida Affordable Housing
Guarantee Program (Guarantee Program), the
HOME Investment Partnerships (HOME) program,
and the Multifamily Mortgage Revenue Bond
program.  

•Of the reported 15,943 tax credit units, nearly 40
percent are located in MSA 7 with 38 percent in
Unincorporated Miami-Dade and 16 percent in the
City of Homestead and Florida City.

Group  Homes    

•In 1994, there were 685 group homes with a
capacity of 10,846 while in 2004 the County has
listed only 394 group homes with a capacity of
2,505.  A good part of this change has to do with
definitional modifications made by the Florida
Department of Health and Rehabilitative Services,
which are less inclusive with respect to
Community Residential Homes (CRHs).  (See
Table 23 in Appendix 1 for a breakdown by MSA.)
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Recommendations  from  the  County
Manager's  Office

With the recognition that the County has a strong
record of commitment and engagement to solve the
housing problems facing our residents, and the
awareness that affordable housing has become a
dominant public policy issue, the County Manager
issued a series of recommendations last year designed
to focus the resources of the County Manager's office
on the affordable housing crisis (Appendix 4). Also
included in Appendix 4 is a summary of the current
Miami-Dade County housing programs, the target
populations that they serve, the number of units
available prior to 2006 and those currently in the
pipeline. In addition, Appendix 4 presents a summary of
housing program revenues and funding sources. It is
important to note that these figures are being updated
as a part of the 2006-2007 budget review process. The
Manager’s recommendations include the following:

•Implement an Inclusionary Zoning Policy to
provide incentives and density bonuses to require the
development of workforce housing units. It is
conservatively estimated that an inclusionary zoning
policy that would be applicable to the unincorporated
area of the County could result in approximately 800
units annually of workforce housing targeted to families
at 65-140 percent of MFI.

•Create a Community Land Trust to provide a
mechanism to mitigate the ever increasing cost of
land and its impact on the cost of affordable
housing. Through the acquisition and provision of
land for development a trust could provide some
assurance that as affordable housing is developed
it will remain affordable for the long term.

•Implement the affordable housing portion of the
Building Better Communities GOB Program
that includes $194.997 million to construct and
improve affordable housing for elderly and
families, and to encourage homeownership
through the acquisition, construction and
renovation of residential units. This total funding
allocation is projected to produce up to 1,291 units
of affordable housing for the elderly and families. 

•Recommend CDMP amendments to allow
greater density in neighborhoods to provide
affordable housing. Upon adoption these CDMP
amendments will provide policies for (a)
implementation of an Inclusionary Zoning Policy,
(b) the development of strategic areas (along
major roadway corridors and at certain major
roadway intersections) with higher density
residential development, and (c) the development
of lots in infill neighborhoods, where previously
such lots had been considered too small.

•Develop legislation for the Board's consideration
of a Housing Linkage Program which would
require applicable commercial and industrial
projects that generate a need for affordable
housing to make a monetary contribution to a
housing fund to offset the affordable housing
impacts created by their workforce. The fund will
be managed by the County and utilized to provide
affordable and workforce housing units.

•Maximize Joint Development Opportunities
with the private sector to develop affordable
housing in conjunction with the development of
County-owned property. 

•Expand the scope of the County's Infill Housing
Program to include the compilation of a
comprehensive list of all vacant lots within the
County that are publicly and privately owned.
Such a list should be used to identify land that
could be acquired for development through
foreclosure due to delinquent taxes and/or liens.

•Re-evaluate the performance of agencies involved
in the in-fill program and revise procedures to
expedite the conveyance of land to organizations
that are performing and producing affordable infill
housing units on a timely basis.

•Engage the banking and financial community in
ongoing discussions with the Miami-Dade Housing
Agency and Miami-Dade Housing Finance
Authority relative to underwriting and credit
standards, technology solutions, as well as the
development of financial products in an effort to
maximize the financing options available to
potential first-time homebuyers through
conventional and other lenders. 

•Provide tax relief for providing affordable housing.
Such relief that includes reduced property tax
valuations will be pursued through the use of land
covenants and/or parcel specific deed restrictions
between the County and property owners who
would pledge to keep existing or new rental units
in the affordable or workforce targeted income
ranges for a specified number of years. 

As Table 7.1 shows, many of these
recommendations are working their way through the
system.

In addition to these specific recommendations, the
County Manager has assigned Senior Advisor Cynthia
Curry the task of reviewing, evaluating and prioritizing
the tasks of the agencies currently involved in
administering the various housing activities of the
County.  In this process, the Office of the Senior Advisor
has undertaken the following initiatives to focus county
resources on the affordable housing crisis.
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•Expand and diversify the Miami-Dade Housing
Data Clearinghouse.  Created by the Board of
County Commissioners in Resolution R-870-01,
passed on July 24, 2001 the Clearinghouse has
been a product of the Planning and Zoning
Department. It currently provides residents with
the latest information on the status of housing and
the population in Miami-Dade County.  Within the
next few months the Clearinghouse will be
expanded to serve as a One-Stop Information
Center for developers, potential owner and renters
as they explore what housing opportunities are
provided by the County.

•Move quickly to develop a comprehensive data
base of available properties in the County for the
development of affordable housing as well as a
policy guiding the conveyance of these parcels to
capable for-profit and not-for-profit corporations.

•Review opportunities for housing program
realignment within the County structure and
implement recommended changes for improved
and enhanced service delivery.

•Develop through benchmarking and focus group
discussions affordable housing policy and
program recommendations under the umbrella of
the Housing Policy Work Group, and provide
support to the proposed Comprehensive
Affordable Housing Strategy Alliance (a proposed
task force) which is currently pending approval by
the BCC.

•Monitor the development of Statewide legislative
initiatives to gauge the local impact of their
provisions. (See Appendix 6 for current State
legislative initiatives)

•In conjunction with the MDHA interim
Management Team, provide a review with follow-
up recommendations in several critical areas:
construction of Hope VI-Scott Carver Housing
Program; transition of Infill Housing Initiative;
financial review of Documentary Surtax Program;
implementation of the housing component of the
Building Better Communities General Obligation
Bond Program; inspection of Section 8 housing
and other areas as required.

With these initiatives, the County Manager's office
has institutionalized the mechanisms necessary to
understand and engage the challenges facing the
County in the affordable housing arena.  It will take the
experience and resources of County government and
all of its community partners to successfully address
this problem. The cooperation between County
government and other government agencies , business
and community agencies will increase the significance
and rewards of our efforts.

Together we can make a difference.
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